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of the planning area exhibit the greatest degree of slope and soil instability.  Evidence of landslides is
found particularly in the southern and western portions, which are characterized by steep slopes of the
Mayacamas Mountains.  Soil and slope instability is the major contributor to the highly erosive nature of
the soils in the area.

The potential for ground failure in the planning area is not well documented; however, the
presence of landslides in sloping areas suggests that such events could have occurred during seismic
events or during wet seasons.  Potentially active faults located in the planning area which could possibly
produce groundshaking are the Collayomi and Big Valley faults.

Geologic studies are often required in areas of high landslide potential of geologic instability
since development in these areas could result in a threat to health and safety.  The use of building
envelopes in future subdivision activity also helps to assure proper siting of future development in a
subdivision.

Evidence now indicates a relationship between microseismic activity and geothermal production
in the Geysers.  Some of these events have been noticed in the south portion of the planning area. 
However, these studies indicate only an increase in microearthquakes of 3.0 or less on the Richter scale
which do not result in dangerous groundshaking.  The subject of induced seismicity is addressed in the
Geothermal Resource and Transmission Element to the General Plan, adopted in May 1989.

4.4 Air Quality

The Lake County Air Basin lies entirely within the Coast Range Mountains, and constitutes one
of the major depressions of the region.  Lake County is considered an air attainment area.  Air quality in
the Lake County Air Basin is considered good in comparison with more urban counties.  However, as
growth occurs in the Kelseyville Planning Area, a corresponding degradation of air quality may result. 
The Air Quality Management District (AQMD) applies air pollution rules and regulations to all major
stationary sources located in its district.

The Kelseyville Planning Area contains a mixture of industrial, commercial, agricultural, and
residential land uses.  This diverse mixture requires careful management of air resources by regulating air
emissions from various sources to acceptable levels.  Combined with the natural drainage effects of the
surrounding hills and mountains, Big Valley including the community of Kelseyville is subject to localized
poor dispersion during portions of the year.  Inversions trap the pollutants carried into the valley from
remote sources as well as stagnating the locally generated pollutants.  These inversions occur more often
and last longer in the Kelseyville Planning Area than in the rest of the county due to its basin topography,
stagnant cold air and location on the windward side of Mt. Konocti.  The high concentration of
development, and residential and agricultural burning activities are cause for increased particulate
concentrations and visibility reductions within this airshed sub-basin.  This is of major concern as the
area continues to grow.
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Air quality is also reduced from the generation of dust from agricultural activities, unpaved
driveways, and roads and construction.  While agricultural activities are difficult to avoid, reduced air
emission practices are encouraged and future development should be required to implement dust
suppressing construction techniques and to provide dust free surfaces for vehicular traffic.

Air quality, as a result of future growth and development in the community of Kelseyville, would
be expected to decline due to increased industrial, commercial and residential sources unless natural gas
or other sources for residential heating become readily available and a change in the method of
disposing of combustible wastes is instituted.  The siting of any significant air pollution source within the
Kelseyville area will require the monitoring of air quality to establish the compliance of the area with the
State Ambient Air Quality Standards (AAQS).  Changes to the regulation of currently permitted on-site
burning practices are a policy issue which must be considered should standards be exceeded and/or a
desire for new industrial sources exist.  The present federal program to regulate manufacturers of wood
stoves may prove inadequate in the Kelseyville area especially if other sources are not controlled.  This
issue should continue to be evaluated in the future as growth occurs and heating and fuel technologies
develop.

4.5 Noise

In the Kelseyville Planning Area the primary noise-sensitive use is residential.  Noise impacts are
expected in many locations throughout the planning area from stationary or vehicular sources often
associated with agricultural activities and aircraft.

Noise can be simply defined as any unwanted sound which annoys or disturbs humans or which
causes or tends to cause an adverse psychological or physiological effect on humans.  Since the
perception of noise is subjective, the setting in which the sound is generated is a critical factor.  Because
much of the planning area is sparsely populated, sound from other than natural sources may be
considered as intrusive noise by some of the population.

Noise associated with agriculture comes from sprayers, frost protection wind machines, leaf
blowers and bird-repelling "zon" guns.  Aircraft noise includes the airplane takeoff and landings,
helicopters, and the testing of aircraft engines.  These types of noise have not been considered a
significant area problem due to the sparseness of development in the areas where they occur, but can
create a significant localized problem.  As activity at the airport increases and as new development
occurs closer to and in agriculture areas, it is anticipated that increased concern over this noise will arise.
 Methods to reduce these types of noise are often not practical, and in the case of aircraft are
preempted by federal regulations.  The best method of avoiding future conflicts is to not designate
significant amounts of residential land in areas where houses can be exposed to loud noise.  Careful
development plan reviews prior to construction in areas of higher density occupation can identify and
reduce potential future noise conflicts through equipment specification, design and location.  In a very
quiet area this becomes even more important.

Specific noise standards can be found in the general plan and zoning ordinance.
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PUBLIC SAFETY POLICIES

Fire Hazards

Objective

4.1: To apply reasonable and cost-effective measures and programs that reduce the threat to lives
and property from structural and wildland fires in the Kelseyville Planning Area.

Policies

4.1a: The most recent fire hazard criteria of the California Department of Forestry (CDF) shall be
considered for general plan and zoning purposes in the Kelseyville Planning Area.

4.1b: Recommendations of the CDF and the Kelseyville or Lakeport County Fire Protection Districts
shall be carefully considered and implemented where feasible during evaluation of development
proposals in the Kelseyville Planning Area.

4.1c: Rural residential development in high and very high fire hazard areas shall meet the following fire
protection standards unless adequate fire suppression facilities are already available:

a. Adequate fuel breaks and fuel reduction shall be maintained.

b. New storage tanks shall include a stand pipe equipped with 2.5 inch national hose
standard threads accessible to fire trucks.

c. Residential access roads and driveways shall not exceed slopes which allow safe
passage by fully loaded fire equipment.

d. Lots shall be clustered (using the "B5" combining district) where appropriate to take
advantage of fuel breaks and improved access to reduce fire danger.

4.1d: Access bridges to both rural and urban residential developments shall have adequate load
capacities and width to safely accommodate fully loaded fire safety equipment.

4.1e: Proposed divisions of land in high and very high fire hazard areas shall include provisions for
adequate water storage and looped and double-access road systems as escape routes for
wildland fire emergencies.

4.1f: Controlled burning programs shall be supported in high and very high fire hazard areas as a
component of fuel modification, wildlife habitat enhancement, and water conservation.
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4.1g: Weed and brush abatement programs shall be supported when consistent with erosion control
measures.

4.1h: The Fire Safety Guidelines adopted by the CDF shall be adhered to in areas subject to high and
very high fire hazards.

4.1i: The County shall support programs to increase emergency water storage capacity and backup
electric power for wells in the community of Kelseyville.

Flood Hazards

Objective

4.2: To make reasonable and necessary efforts to reduce flood hazards, particularly in and around
the community of Kelseyville.

Policies

4.2a: Federal flood insurance maps in the Kelseyville Planning Area should be updated as necessary.

4.2b: Floodplain managed practices shall be applied in all designated 100 year floodplains.  Floodway
("FW") and Floodway Fringe ("FF") combining zoning shall be applied to known floodways and
floodway fringes in the Kelseyville Planning Area.

4.2c: The disposal of hazardous materials shall be prohibited in designated 100 year floodplains. 
Storage should be discouraged in these areas except under very limited circumstances during
the dry season or at elevations or in structures protected from flood hazards.

4.2d: Proposed development projects that involve riparian areas, wetlands, and wet meadows subject
to possible local flooding or seasonal inundation shall include appropriate setbacks from such
wet areas.

4.2e: The County should promote local participation and awareness of flood control programs within
the existing Flood Control Benefit Zones and facilitate creation of new Flood Control Benefit
Zones in identified flood prone areas.

Geologic and Seismic Hazards

Objective

4.3: To lessen risks to life and property from earthquakes and other geologic hazards that may affect
the Kelseyville Planning Area.
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Policies

4.3a: Development should be strongly discouraged in landslide areas and areas of unstable slopes as
designated by the State Department of Mines and Geology, the United States Geological
Survey, or other geological research.

4.3b: To update mapping of existing and potential landslide areas and other geologic hazards in the
Kelseyville Planning Area.  Cooperative efforts between local, state and federal agencies should
be encouraged and supported.

4.3c: Geotechnical studies prepared by engineering geologists or other qualified professionals shall be
required for development projects in areas determined to have an existing or potential landslide
or seismic problems.  Such studies shall provide sufficient information to determine the extent of
any landslide or seismic problems, as well as recommended mitigations.

4.3d: The County Planning Division should maintain and update a collection of all pertinent geologic
studies prepared by public agencies or private concerns for locations within the Kelseyville
Planning Area.

4.3e: Revegetation for slope stabilization shall be required of development projects when necessary. 
The impact of seismic activity on the Kelseyville area attributed to the Geysers activity should
continue to be studied.

Air Quality

Objective

4.4: To protect residents of the Kelseyville Planning Area from poor or diminished air quality, and to
maintain air quality for the area's unique natural features and viewsheds.

Policies

4.4a: Land use patterns which reduce air quality problems related to local geography shall be
promoted.

4.4b: Industrial and commercial activities that have the potential to emit toxic, hazardous, or nuisance
air contaminants shall be located at safe distances and orientation form residential areas,
schools, health care facilities, parks, and other sensitive receptors, and in areas which are most
conducive to avoiding limited dispersion and direct transport of emitted materials.  Such sources
shall be required to use Best Available Control Technology (BACT) to control emissions. 
Toxic or hazardous air contaminants include any chemical constituent listed for review and study
by the U.S. EPA or California Air Resources Board.
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4.4c: New development shall comply with adopted energy standards, and the development of
alternatives and improvements to the combustion of wastes should be implemented.  Energy
efficiency and use of alternate energy sources and building design is encouraged.

4.4d: Air monitoring to determine existing air quality baselines should be conducted prior to large
sources locating in the area.

4.4e: Particulate control measures should be encouraged to limit the generation of additional air
pollution.

4.4f: Air quality impacts should be considered in relation to traffic circulation and land use.  Bike
paths and pedestrian walkways should be promoted to reduce vehicular use in the central
district.

4.4g: Alternatives to open burning and existing disposal methods should be promoted.

4.4h: New residential developments shall be encouraged to design for energy efficiency and low
emission heating systems.  Wood stove installation, while not encouraged, should be EPA or
ARB certified low emission units.

4.4i: Construction activities should be required to implement dust suppression measures.

4.4j: Driveways and roads serving new development shall be constructed with a dust free surface. 
Land divisions resulting in parcels of less than ten acres shall be served by roads surfaced with
at least a chip-seal, and major subdivisions and commercial roads, driveways and parking areas
shall be paved with asphalt or concrete.

4.4k: Separations of agricultural lands from multiple residential development shall be maintained as a
buffer zone to reduce immediate and acute air quality impacts on populated areas.

Water Quality

Objective

4.5: To protect water quality in the Kelseyville Planning Area for the long-term benefit of area
residents.

Policies

4.5a: Local surface water and groundwater supplies in areas where there is a high concentration of
on-site wastewater disposal systems, with densities of greater than one dwelling unit per acre,
should be periodically monitored.
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4.5b: The County should promote the formation of a Groundwater Management District pursuant to
the statutory authority provided in the Water Code App. 4145; Section 10750, for the purpose
of maintaining local input and control on the management of the Big Valley Groundwater Basin.

Noise

Objective

4.6: To protect the general public from unnecessary and harmful noise levels and provide extra
protection for noise-sensitive receptors.

Policies

4.6a: Noise-generating uses adjacent to parks, schools, cemeteries, resorts, health care facilities, and
religious and educational centers shall comply with Lake County's noise compatibility criteria for
sensitive receptors, as shown in Figure IV-20 of the general plan.

4.6b: New multi-family residential within the 55 dBA contour along Highway 29 shall be subject to
acoustical analysis and construction techniques adequate to meet general plan noise standards.

4.6c: Schools for children and other noise-sensitive uses shall not be developed in the vicinity of
Lampson Field, as provided for in the Lake County Airport Land Use Compatibility Plan.

4.6d: New residential development, including land divisions and farm labor quarters shall not exceed
the densities allowed by the Lake County Airport Land Use Compatibility Plan.

4.6e: The County should maintain agricultural and industrial zone buffer separation distances to
minimize noise conflicts.

4.6f: The County should review new construction plans to identify and resolve potential noise
conflicts due to equipment or design consideration which may affect adjacent land uses.
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5.0 COMMUNITY DEVELOPMENT

5.1 Land Use

Land use patterns in the Kelseyville Planning Area have remained fairly constant in the past 20
years.  The area saw most of its subdivision activity in the 1960's.  During that time, the following
subdivisions were recorded:  Lands End, Holiday Cove, Corinthian Bay, Park Estates, Hilltop Village,
Cold Creek Estates, Blues Addition, and Green Acres.  These subdivisions created over 350 residential
lots that have slowly developed to the point where they are almost totally built out today.  The majority
of new housing developments in the 1970's were mobilehome parks, with 5 parks being developed with
approximately 220 spaces.  Approximately 80 new residential lots were created by subdivisions in the
1970's.  Recent residential development has primarily been by parcel maps, with the exception of the
Konocti Terrace Subdivision creating 94 lots.  While the rural land uses have remained predominately
agriculture, there has been much conversion of farm lands into rural ranchettes, both on the valley floor
and in the foothills to the south.

Community Commercial development has been focussed on Main Street, with some occurring
on Live Oak Drive.  Service Commercial uses have developed along both sides of Kelsey Creek on the
west side of the community, on Live Oak Drive, and in the vicinity of Lampson field.  Industrial
development has also occurred on the south side of Lampson Field, on Renfro Drive (Stokes Ladders)
and along Kelsey Creek north of Merritt Road.

The recent development of public uses is limited to the county park on State Street, the
California Highway Patrol office on Live Oak Drive and the elementary and middle schools on Konocti
Road.

5.2 Circulation

The circulation system and transportation facilities for the Kelseyville planning area must be
correlated with land use patterns, the Lake County General Plan, and the Kelseyville Area Plan.  This
consistency is required so that a rational relationship is assured between existing and proposed land use
patterns, street and road location, and other transportation facilities, as the area develops over time.

Circulation in the Kelseyville planning area is highly dependent upon the highway transportation
mode.  Movement by people and goods is predominantly confined to the network of State highways,
County roads, and private roads that serve the area.  There are few pedestrian improvements in the
area except on and around Main Street in Kelseyville.  There are no bicycle improvements in the area,
although a number of potential routes have been identified in the Lake County Bike Plan, and the county
is proposing to install bike lanes on both sides of Konocti Road in the near future.  The area is not
served by public transit, except for limited services available to senior citizens and the handicapped.  Air
transportation is available at Lampson Field in the western portion of the planning area.  There are no
major pipelines or electrical transmission lines in the area.
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Functional classification of roadways is useful in the development of new road construction
projects and in establishing road maintenance priorities.  Highways, roads, and streets are classified
functionally as either arterials, collectors, or local facilities.  Arterials primarily provide for the movement
of people and goods between cities and towns in this state.  The arterial system also includes routes
which facilitate interstate travel.  Collectors link smaller urban areas and other traffic generators of
intracounty importance that are not served by the arterial system.  As their name implies, collectors
function by collecting traffic from the local system and distributing it to the arterial system or to the
smaller urban areas which it directly serves.  Local streets and roads primarily serve the function of
providing access to property.  These facilities are generally low speed, low volume, roads which ensure
adequate access to the entire highway system from virtually all land parcels in the county.  Traffic
movement is of secondary importance on the local system, that function being provided in increasing
levels of efficiency by collector and arterials systems.

The Kelseyville Planning Area is directly served by a principal arterial State highway.  State
Route 29 is the major component of the system which links State Route 20 near Upper Lake to State
Route 20 near Clearlake Oaks (via State Route 53).  The principal arterial system is designed to
facilitate through travel.  In the case of State Route 29, the segment between Lower Lake and Upper
Lake is superior to Route 20 (between Upper Lake and Clearlake Oaks) as an east/west route through
Lake County because of limited roadside development, extensive segments of freeway and rural
expressway, and less restrictive topographic constraints.  Route 29 also continues southward from
Lower Lake to Calistoga as a minor arterial.  It joins State Route 128 in Calistoga, forming the primary
access to Lake County from the south.

Main Street (CR 522V) in Kelseyville also serves an arterial function between Route 29 and
Big Valley Road.  Main Street provides the primary access to the community of Kelseyville and also
facilitates through traffic destined for Big Valley Road or Soda Bay Road (via Gaddy Lane). 
Functioning as a major collector, Main Street is the only all-weather east/west roadway in the
community of Kelseyville.  It is the major component of a Kelseyville loop north of Route 29 which
includes Main Street and short segments of Big Valley Road and Merritt Road.

State Route 175 is a minor arterial which serves as a relatively minor access between U.S. 101
and Route 29.  It enters the Kelseyville Planning Area near its northwest corner.  Since through volumes
on this facility are low, State Route 175 has relatively little impact on circulation in the Kelseyville
Planning Area.

Table 6 identifies all major highways and roads in the Kelseyville Planning Area.  Those which
have not yet been discussed are the collectors in the area.  Soda Bay Road is the most significant of
these roadways.  It provides a major link between Lakeport, Clear Lake State Park, Soda Bay,
Buckingham, Riviera Heights, Riviera West, and State Route 281.  Gaddy Lane is regionally significant
in that it provides a direct route (via Main Street
and State Street) to Soda Bay Road from Kelseyville and Route 29.  Lampson Field Airport
lies adjacent to Highland Springs Road, thereby imparting some degree of regional significance to this
roadway.
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Big Valley Road is significant locally in that it provides for goods movement through a prime
agricultural area north of Route 29.  Bell Hill Road serves a similar function south of Route 29.  Kelsey
Creek Road is the major access to Route 29 and Kelseyville directly south of the community.  A
portion of Live Oak Drive and Cruikshank Drive serves a similar, but more limited function.

Within the community of Kelseyville, State Street serves as a short connector for through traffic
between Main Street and Gaddy Lane.  Gaddy Lane, between State Street and Gunn Street (Loasa
Road), provides an east/west link along the north perimeter of the community.  Its utility however, is
somewhat constrained by the low water crossing of Kelsey Creek on Merritt Road immediately west of
Loasa. Konocti Road provides access to a developing residential neighborhood and three public
schools in southeast Kelseyville. Wilkinson Road, Oak Hills Lane, and future streets in the area will
serve local traffic generated in this area.  Figure 7 depicts the generalized location of future roads and
improvements recommended in this plan.

State Highway System

Within the Kelseyville Planning Area, the highest traffic volumes occur on State Route 29. 
Volumes on State Route 29 range from 6,500 per day near Bottle Rock Road to 10,600 near the State
Route 175 (Hopland Grade) junction.  Peak month traffic volumes range from 6% to 10% higher than
average.  Traffic volumes consistently increase from the southeast to the northwest as Route 29 bisects
the planning area.  This trend demonstrates the interdependent relationship between the Kelseyville
Planning Area and the Lakeport Planning Area.

State Route 175 carries relatively minor volumes of traffic.  The minor arterial segment
(Hopland Grade) serves only about 1,550 vehicles per day.  Peak month traffic increases the average
daily traffic by 10%.  The Collector segment (south Kelseyville to Middletown) serves only 840 vehicles
per day, and 930 vehicles per day during the peak month.  Due to roadway alignment, limited pavement
width, steep grades and tight turns, Caltrans is considering closing a portion of Route 175 to most
vehicles with four or more axles in combination.

Level of service is a qualitative measure of the traffic conditions on a highway.  Conditions such
as road geometrics and traffic volume on driver speed, safety, convenience, comfort, and economy are
considered.  Level of service is rated from a high of "A" to a low of "F".  Levels "A" and "B" represent
excellent to very good service, "C" and "D" represent good to adequate service, and "E" and "F"
represent poor to very poor service.

Level of service during peak hours on State Route 29 within the Kelseyville Planning Area is
currently in the "D" range.  This means that passing demand is very high, though passing capacity is near
zero.  It also means that platoons of vehicles develop (perhaps 5 to 10) behind slower moving vehicles.
 Motorists are delayed up to 75% of the time, although average speeds of up to 50 mph can still be
maintained.



5-4



5-5

             TABLE 6

FUNCTIONAL CLASSIFICATION
KELSEYVILLE PLANNING AREA

CLASS NO. NAME LIMITS

incipal Arterial S.R. 29 State Route 29 Lower Lake to Upper Lake

inor Arterials S.R. 175 State Route 175 U.S. 101 to S.R. 29

515 Bottle Rock Rd. S.R. 29 to S.R. 175

ajor Collectors 522 V Main Street S.R. 29 to Big Valley Rd.

541 Big Valley Road Main St. to Merritt Rd.

502 Soda Bay Road South Main St. to
Konocti Bay Road      

526 Merritt Road S.R. 29 to Loasa Rd.

inor Collectors 412 Highland Springs Road Big Valley Rd. to Bell Hill Rd.

502 D Park Drive Soda Bay Rd. to Park Rd.

505 Gaddy Lane Gunn St. to Soda Bay Rd.

510 Bell Hill Road Main St. to Highland Springs Rd

516 Live Oak Drive Cruikshank Dr. to Main St.

516 B Cruikshank Drive Live Oak Dr. to S.R. 29

518 A Oak Hills Lane Louis Ln. - Konocti Rd.

519 Konocti Road Main St. to Oak Hills Ln.

520 Wilkinson Road Lillian Dr. to Main St.

522 State Street Main St. to Gaddy Lane

541 Big Valley Road Highland Springs to
Soda Bay Road

542 Kelsey Creek Dr Gross Cutoff to S.R. 29

Future Facility Wilkinson Rd. to Konocti Rd.
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Traffic service on both segments of State Route 175 is currently in the lower "D" range,
approaching "E" (poor operating conditions).  Level of service is highly impacted on this highway by
grade and curvature.  With existing roadway width, grades, curvature, and roadside obstacles, the
highest level of service obtained is "D", regardless of traffic impacts on service level.

Accident rates on State highways in the Kelseyville Planning Area are near statewide averages.
The accident rate for the 3.5 mile segment of Route 29 between the junction of Route 175 and Main
Street is at the level which can be expected for similar facilities in comparable terrain. The 6.3 mile
segment between Main Street and Lakeport Boulevard is approximately 30% higher than the statewide
average.  Route 175, between the Mendocino County line and Route 29, experiences an accident rate
of about 20% higher than the statewide average.  The 11.2 mile segment of Route 175 (Collector
segment) south of Route 29 experiences a rate 60% higher than the statewide average.  It should be
noted that the bulk of this segment is within the Cobb Mountain Planning Area. Although highway safety
in the planning area is of some concern, accident rates on State facilities remain within tolerable limits.

Traffic controls have not played a major influencing role on traffic in the planning area.  State
Route 29 traffic has flowed unimpeded through the area, with the assistance of channelization at some
key intersections.  The intersection of Live Oak Drive and State Route 29 will be signalized in 1995.  It
is not known what effect this signal will have on traffic volumes on the streets in the vicinity at this time. 
The junction of State Route 29 at State Route 175 is signalized, with Route 29 traffic given preference.

County Road System

The Kelseyville Planning Area encompasses the most productive agricultural area in Lake
County.  Traffic volumes experienced on many of the County roads are reflective of the rural nature of
this area.  Traffic volumes are significant only within the community of Kelseyville and major roads in the
vicinity.

In general, summer volumes may be as much as 20-25% higher than at low use (January -
February) periods.  This is consistent with verified volume patterns which occur on the State highway
system in the county.

Main Street carries the highest traffic volumes in the area. A volume of 4,150 vpd (vehicles per
day) was recorded west of State Street in January 1991.  This location is near the central business
district of the community. It is assumed that summer traffic volumes would be substantially higher at this
location.  A summer count was obtained on Main Street south of Konocti Road.  Although 4,415
(7/23/91) vpd were recorded at this location, it may be lower than at periods when school is in session.
 An elementary school, a middle school, continuation school and Kelseyville High School all are
accessed via Konocti or Main Street in this area.
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Merritt Road carries approximately 2,300 vpd between Main Street/Big Valley Road and State
Route 29.  This short section of Merritt functions as an extension of the Main Street loop through
Kelseyville.  Volumes on Merritt Road southwest of Route 29 are more representative of rural roads in
the planning area.  Only 200 vpd were recorded immediately west of Route 29.

Soda Bay Road is a collector which carries significant volumes across the northern end of the
planning area.  Traffic monitoring conducted in July, 1991, indicates a volume of 2,620 vpd west of
Gaddy Lane, and 3,600 east of the Gaddy Lane intersection.  The proximity of Clear Lake State Park
to the east of Gaddy Lane and the season of these most recent traffic counts most likely accounts for the
disparity of volume data which was found on either side of Gaddy Lane.

The most direct access to Clear Lake State Park from points south is through Kelseyville via
Main Street, State Street, and Gaddy Lane.  July, 1991, monitoring on Gaddy Lane showed volumes of
1,650 vpd using the facility.  Volumes recorded for this same location during an off-peak period in 1994
indicate 1,500 vpd on this roadway.

Two significant roadways bisect the Big Valley agricultural area. Big Valley Road trends
southeast to northwest, generally paralleling State Route 29.  Traffic volumes range from 1,800 vpd
north of Merritt to 1,200 vpd south of Soda Bay Road.  Bell Hill Road carries volumes ranging from
370 vpd near the Highland Springs Road intersection to 1,150 vpd between Staheli and State Route
29. 

Live Oak Drive is the major access to developed areas south of Kelseyville and State Route
29.  This road ties into Cole Creek Road and Bottle Rock Road to the south.  As many as 2,600 vpd
use this roadway.

Konocti Road provides the major access to southeast Kelseyville.  In addition to bisecting
Kelseyville High School, Konocti provides access to several residential neighborhoods, a middle
school, and an elementary school.  Volumes recorded east of Main Street on August 12, 1994,
indicates that 2,575 vpd use this facility.  It is expected that volumes during school months are higher.

Other important streets within the community of Kelseyville extend between Main Street and
Gaddy Lane.  The most important of these is State Street which provides access to Gaddy Lane and
Soda Bay Road from main Street.  Third Street carries 1,350 vpd in central Kelseyville.  Gunn Street,
even though very narrow in some areas, carries 1,000 vpd at the western flank of Kelseyville.

Mass Transportation

Public mass transportation is minimal within the Kelseyville Planning Area.  There is no fixed-
route service available to the general public.  Public transportation which is available and open to the
public is limited to Dial-A-Ride service between Lampson Field Airport and Lakeport and the county-
wide senior and disabled transportation system.
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Lakeport Dial-A-Ride generally operates between the State Route 175/State Route 29 junction
and the Nice-Lucerne Cutoff.  Service is also provided to Lampson Field Airport on Highland Springs
Road.  Lakeport Dial-A-Ride hours of operation are from 8 AM to 12 Noon and 1 PM to 5 PM
Monday through Friday.  The overall effect of this service on the Kelseyville Planning Area is quite
minimal because of its exclusive orientation to the airport, which itself is located in a rural setting on the
fringe of the planning area.

Once each week, Lake County Senior Transportation offers service between Kelseyville and
Lakeport.  Transit service is designed for senior citizens and the disabled community, but is also offered
to the general public when space is available.  This service is available from North Coast Opportunities,
Inc. through a contract with Lake County.  Transportation for medical appointments is also offered to
senior citizens and the disable on weekdays on a reservation basis.

Greyhound Bus Lines offers intercity and interregional service to the Kelseyville area.  Service is
limited to one stop each day from a bus that originates in Lakeport.  Transportation to Clearlake, Santa
Rosa, and San Francisco is readily available.  Same day return service to the area is not available. 
Access to Lake County communities along the Route 20 corridor is not provided.  Access to all points
north, west, and east of Kelseyville must be made via transfer in Santa Rosa.

Nonmotorized Transportation

Nonmotorized transportation typically encompasses pedestrian and bicycle transportation. 
Both forms of transportation are lacking physical improvements necessary to facilitate safe and efficient
transportation in the Kelseyville Planning Area.

Within the community of Kelseyville, pedestrian improvements are discontinuous.  Where
sidewalks are present, they are concentrated on Main Street and on side streets within one or two
blocks north and south of Main Street.  A complete sidewalk exists on the west side of Second Street,
linking Main Street to Gard Street School.  Several blocks of Main Street in the central business district
also have adequate facilities.  In most other areas of the community, sidewalks are either non-existent or
so discontinuous as to be ineffective in providing for pedestrian movement.

Lake County adopted a Bike Plan in 1992.  The plan identifies bikeway improvement projects
countywide and ranks these projects in terms of relative priority.  Within the Kelseyville Planning Area,
there are bikeway projects identified on twenty-three local roadways in the plan.

Funding for bikeway improvement projects has been extremely limited until recently.  Within
Lake County, a limited amount is available each year through the Lake County/City Area Planning
Council.  Discretionary funding is also sometimes available through the State Bicycle Lane Account
(B.L.A.) program.  In 1991, a new source of funding became available through Proposition 116 funds.



5-9

Progress toward implementing bikeway projects is dependent upon available funding sources
and competing projects county-wide.  Two Kelseyville area projects, Soda Bay Road and Konocti
Road, received high rankings in the draft plan.  The Konocti Road bikeway project ranks second on the
county-wide short range priority project list and is expected to be constructed in 1996.

Two of the schools in the Kelseyville community are accessed via Konocti Road.  Kelseyville
High School and Kelseyville Continuation School are also located at the intersection of Main Street and
Konocti Road and add somewhat to traffic generation in the area.  In recent years the south shoulder of
Konocti Road was widened to increase pedestrian safety for school-age children using Konocti Road. 
This improvement is perceived by some to also be a bikeway improvement.  Its use as a bikeway
improvement is rather limited, however, since widening on the north side of the roadway (to facilitate
westbound bicycle traffic) was not completed.

Air Transportation

Lampson Field Airport is located off Highland Springs Road within the northwest corner of the
planning area.  Lampson Field is a Basic Utility airport in the State aviation system.  It is located
approximately three miles south of Lakeport in an area of intensive agricultural operations.  Full use of
the 3,443 feet of runway at Lampson is constrained because of obstacles at both runway approaches. 
The runway, in fact, is displaced because of the proximity of Highland Springs Road.

Lampson Field is the only public airport in Lake County.  An estimated 40,100 operations take
place at the facility each year.  There are 145 aircraft based at the airport.

Ground access is a growing concern at Lampson Field.  Adjacent agricultural land uses in the
generate only minimal traffic volumes which do not conflict with the modest traffic created from
Lampson Field operations.  The primary problem is at the Highland Springs Road/State Route 29
intersection.  Left-turning northbound traffic often experiences delay due to the lack of acceptable gaps
in through traffic on Route 29.

Future development in the vicinity of the airport, such as industrial parks, may bring this issue under
increased scrutiny.

Future Role of Lampson Field

Lampson Field's basic role can be described as providing general aviation service to the
surrounding communities.  In fulfilling this basic function, the airport also plays a variety of important
individual roles:
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. A local base of personal aviation - To pilots who fly primarily for personal reasons,
whether strictly for pleasure and recreation or occasionally on personal business, the
enjoyment of flying is paramount.  Most of these users seek only a simply, friendly
airport which provides basic general aviation needs.

. A point of access for pleasure and recreational visitors to the community - Pilots who fly
for pleasure and recreation like to fly to places which are interesting and enjoyable to
visit.  Facility needs for this group of flyers is similar to local personal aviation flyers.

. A transportation facility for business/corporate aviation - Some business related activity
occurs at the airport, but demand is not great.

. A place to conduct aviation-related business - Lampson Field is itself a place of
business.  Several aviation-related businesses are located at the airport on adjacent
private land or and land leased from the County.

. A site for emergency access to the community - Airports are often of critical importance
as points of community access for emergency and relief services.

Although their relative importance might change to some degree, for the foreseeable future these
roles are expected to remain the predominant ones for Lampson Field.  In general, the various roles are
compatible with each other.  Discussions with airport users, together with the initial results of the users
survey, indicate that the greatest desire is for enhancement of the airport's personal travel and
recreational use roles for both local and visiting pilots.  Continuation and enhancement of Lampson
Field's role as a location for aviation-related businesses is also important.  There is, however, little
apparent demand for substantial upgrading of the business and corporate aviation role, nor does the
character of the community and its economy tend to support such demand.

In the nearer future, one additional role that could be a prospect for Lampson Field is a
scheduled airline service airport.  Commuter airline service was briefly offered at the airport in the
1970's, but patronage apparently was not high enough to make the service economically viable.  Under
present conditions - the size of the local population base, the character of tourist activity and other
aspects of the local economy, together with the state of the airline industry - reestablishment of
commuter service is considered unlikely.  Nonetheless, it is a possibility that could be realized within the
20-year time span of the Lampson Field Master Plan adopted in 1993 by the Board of Supervisors.

If airline service were to be instituted at Lampson Field, it probably would be commuter service
to San Francisco (possibly via Santa Rosa) or Sacramento.  Small, twin-engine, propeller aircraft,
seating from six to as many as 19 passengers, would be used.  Beyond these basic assumptions, it is
impossible to predict the timing or level of service.
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The volume of passenger enplanements would be highly dependent upon the destinations served, the
frequency of flights, the types of aircraft used, the fares charged, and other service-related factors. 
Because so many widely variable assumptions are involved, no attempt is made in the present study to
account for this possible role in the development of activity forecasts or facility plans.  It is important,
however, that the planning for future airport improvements not unnecessarily preclude the prospect of
commuter airline service.

Based Aircraft

Details of planned future facility development, financing options, and development priorities are
contained in the Lampson Field Airport Master Plan.

Pipelines and Transmission Lines

There are no new pipelines or electrical transmission lines planned in the Kelseyville Planning
Area.

5.3 Public Services

The ability to provide adequate services is an essential component to accommodating expected
growth throughout the Kelseyville Planning Area.  Public services provided by Lake County and various
special service districts and private utilities are described below.  A general assessment of long-range
public services and (or) private utilities needed to accommodate forecasted population growth is
provided in this section.  Figure 3 illustrates existing service area boundaries in the Kelseyville
Community Area.

A. Water

Domestic water in the community area of Kelseyville is provided by the Kelseyville County
Waterworks District No. 3, and in the vicinity of Finley (including Land's End, Holiday Cove and the
Big Valley Rancheria) by the County Special Districts Administration.  Domestic water in the remainder
of the planning area is provided by individual wells, springs, surface water and by mutual water
companies at the Park Estates subdivision on Steelhead Drive and in Corinthian Bay.

The Kelseyville County Waterworks District No. 3 provides domestic water to approximately
854 connections within the district.  The boundaries of the district are shown in Figure 8.  The district
has two primary wells, which can produce an average of 220 and 450-650 gallons per minute
respectively.  A third well is also available during the summer months when Kelsey Creek is dry.  The
district has indicated that the well levels can drop as much as 40 feet during the summer irrigation
season.  The district operates three storage facilities; two 250,000-gallon tanks on Sand Hill south of
the community and one 50,000-gallon tank at the top of Valley Vista Drive.  There are currently 854
connections
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to this system.  The district will eventually need to replace this old tank with a larger tank(s) on the side
of Mt. Konocti near the treatment facilities to provide additional storage for fire protection purposes and
to accommodated future growth.

The Finley water system, County Service Area #6, has 201 connections within the district.  The
district has one primary well, producing approximately 300-400 gallons per minute.  There is also one
well that is only partially available for use, around 10-12 days per year, because of high iron and
manganese content.  The district does not have any water storage, except the water in the system and
within a 5,000-gallon pressure tank.

B. Sewer

The community area of Kelseyville is provided with public sewer service from the Kelseyville
County Waterworks District #3, and the Finley area is served by Lake County Sanitation District
Assessment District 9-1 administered by the Special Districts Administration.  The treatment facility is
located north of the community on Gaddy Lane, and the storage/evaporation reservoirs are located on
the side of Mt. Konocti.  The capacity of this plant is 260,000 gallons per day.  The plant currently is
operating at approximately 40% of total capacity, but goes to as much as 60% on heavy use days.  This
system currently serves 1,050 connections within the community area and 68 connections in Corinthian
Bay and the State Park.

The Land's End/Holiday Cove area and portions of the Big Valley Rancheria on Rancheria
Drive are served by public sewer service through the Sewer Assessment District 9-1.  The effluent from
theses areas is treated at the City of Lakeport sewer plant.

The remainder of the planning area is served by individual septic systems.  For the most part,
these systems perform adequately; however, several areas, particularly those with high groundwater or
those with small parcels, should not be developed without public sewer being available.  Specifically, the
commercial area surrounding Lampson Field, the Green Acres area on Clark Drive, Park Estates on
Steelhead Lane and the lots in the Cold Creek Estates subdivision should be connected to public sewer
or other private community system.  Potential cumulative impacts associated with the extension of sewer
lines should be analyzed closely to prevent the conversion of agricultural lands to more intense use. 
Adequate buffer zones should be provided around the sewer treatment facilities.

C. Fire Protection

Fire protection agencies service the area include the California Department of Forestry (CDF),
the Kelseyville Fire Protection District and the Lakeport County Fire Protection District.  CDF is
responsible for all brush fires outside of the local response areas, and responds from the Kelsey-Cobb
station on Highway 175 and Red Hills Road.  The Kelseyville Fire Protection District covers the portion
of the planning area that is generally east of Adobe Creek, and the Lakeport County Fire Protection
District covers the area west of the creek, including Finley.  The fire station in Kelseyville is manned 24



5-14

hours a day with paid personnel, and has 25-30 volunteers.  The Finley substation in the Lakeport
County Fire Protection District is operated by volunteers, with the primary base of operations at the
Lakeport station.  The Lakeport station is also manned 24 hours a day with paid personnel.

The Fire System Study adopted by the Lakeport District proposes to construct a new station at
Lampson Field airport and to close the Finley station.  The location would provide better response time
to emergencies that may occur at the airport.

D. Drainage

Adequate drainage is an important factor in the health and safety of a community.  While much
of the Kelseyville Community Development Area without gutters or storm drains has good percolation,
drainage problems occur in the area along Main Street near Fifth and Seventh Streets, on Konocti Road
near the middle school and in the vicinity of Lampson Field.  Due to its flat nature, localized drainage
problems occur throughout much of the community area during periods of heavy rains.  A Master
Drainage Plan (MDP) is currently being prepared for the Kelseyville Community Development Area. 
The MDP will provide a guide to the installation of new drainage facilities to alleviate local drainage and
flooding problems.

As the community of Kelseyville grows, improvements will have to be constructed along with
new street facilities associated with housing and commercial development projects.  New drainage
facilities should be constructed:  1) in accordance with applicable standards and acceptable design
practices; and  2) to accommodate the full build-out of proposed land uses within the drainage basin
affected by new development; and  3) in conformance with the recommendations of the adopted Master
Drainage Plan.

E. Law Enforcement

The Lake County Sheriff's Department is the major law enforcement provider in the Kelseyville
Planning Area.  The California Highway Patrol also polices along the California State Highways
(Highways 29 and 175) and county roads in the Kelseyville area.  The Highway Patrol office serving the
entire county is located in the community area of Kelseyville.  There is currently one sworn officer
assigned to serve the Kelseyville area.  Ideally, there is one officer available for every 1,000 people. 
This beat includes areas outside of the Planning area boundary, such as Soda Bay, Riviera Heights and
Buckingham.  Response time to Sheriff's calls can vary from a few minutes to as long as a half-hour,
depending on location and other activity.  The Kelseyville beat usually has the highest caseload of all the
beats in the county, and is critically understaffed.  As new development occurs in the area, the need for
additional law enforcement will be increased.
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F. Schools

The Kelseyville area is served by both the Kelseyville Unified School District and the Lakeport
Unified School District.  The Kelseyville District includes an elementary school for grades kindergarten
through third on Konocti Road, an elementary school for grades four and five on Gard Street, a middle
school for grades six, seven and eight on Konocti Road, a high school on Main Street and Konocti
Road, and a continuation school on Konocti Road.  A new elementary school in the Clear Lake Riviera
is expected to open in 1995 and will help alleviate the overcrowding in the lower grade levels.

Total enrollment in the district was 2,163 in 1994.  Between 1984 and 1994, the district has
experienced a 67% increase in student population (866 new students).  This increase has resulted in
significant overcrowding and the need for expansion.  Other plans for expansion include relocation of
the bus barn and tennis courts from the Gard Street campus to provide additional space, construction of
a dining facility at the middle school to allow the gym to be used more, and construction of an
auditorium at the high school which could be used by other groups for meetings and cultural
presentations.  New development at schools that increase traffic or impact other public facilities should
provide improvements and mitigation to offset those impacts.

The Lakeport Unified School District had an enrollment of 1,728 in 1994, and grew
approximately 27% from 1984 to 1994 (369 new students).  All of the district schools are located
within the City of Lakeport.  Given the rural nature of the Kelseyville area within the district, growth that
would impact the school from this area will be minimal compared to potential growth in and around the
city.

The biggest priority for the Lakeport district is to acquire additional land for the expansion of
facilities, as the existing school property on Lange Street does not have room for new buildings.  Ideally,
the district would like to obtain enough land to construct a new school campus to replace an existing
school, allowing expansion to also occur on the existing site.

G. Parks and Recreation

The general plan has set goals and standards for managing and planning the county's park
system.  The Lake County Parks and Recreation Department is charged with managing and maintaining
the county park system.

The general plan sets guidelines for developing neighborhood and community-oriented parks. 
The National Recreation and Park Association (NRPA) acreage standards for determining park and
recreation facilities in a given area are used as a basis for planning community parks (Lake County
General Plan, Page IV-94 and 95 and Technical Appendices, page 43).
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The county Department of Parks and Recreation operates three public parks in the Kelseyville
area.  Lakeside Park, located at the north end of Park Drive, consists of 53 acres, and offers boat
launching, fishing, swimming, softball, picnicking and room for large gatherings.  Lakeside is one of the
most heavily used parks in the county.  Kelseyville Community Park, three acres in size, is located on
State Street near Main Street in the center of the community of Kelseyville, and is improved with picnic
facilities and playground equipment.  The Pioneer mini-park, located behind the stores on the north side
of Main Street, is approximately 5,000 sq. ft. in size and provides a small picnic area.

The Lake County Flood Control and Water Conservation District maintains Highland Springs
Reservoir and the surrounding lands.  Approximately 200 acres (including the reservoir) are used for
recreation purposes, including fishing, improved picnic areas and a disc golf course.

As in many areas, the public schools also provide for a significant amount of recreation in the
form of ball fields, basketball courts, tennis courts and playgrounds.

There are no private resorts or campgrounds within the planning area, nor is there any significant
commercial recreation facility available, such as a bowling alley, golf course or theater.  However, the
centralized location of the community allows for easy access to such facilities in other areas of the
county.

Clear Lake offers exceptional opportunities for water-oriented recreational activities and, for
many years, has attracted very large numbers of vacationists and recreationists.  Emphasis on tourism is
increasing and public access to the lake is available at the county park and Clear Lake State Park which
is adjacent to the planning area.  Annual visits to the State Park have increased by over 50,000 people
in the last ten years.  Activity at the parks increase business activity in the Kelseyville community.

H. Solid Waste Disposal

Lake County's only active solid waste landfill is located within the City of Clearlake off Davis
Street near Quackenbush Mountain.  The landfill is managed by the Lake County Department of Parks
and Solid Waste.  The county has been divided into three franchise areas for the purposes of allocating
solid waste collection permits to private haulers.  Timberline Disposal Company provides solid waste
pick-up throughout most of the planning area.

I. Library

Lake County provides and maintains four regional libraries.  County library facilities are located
in Upper Lake, Clearlake, and Middletown, with the main library in Lakeport.
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J. Street Lighting

Street lighting in the community of Kelseyville is provided by the Kelseyville Lighting District. 
The District is limited to the central portion of the community.  Funding for the District comes from a
portion of local property taxes.  The county pays for electricity and Pacific Gas and Electric Company
provides maintenance of the District's lighting system.

Expansion of Kelseyville's lighting system can occur through annexation to the existing district or
by creation of a new assessment district.  Large development projects within the community
development area, but not served by the existing lighting district, should annex into the existing district.

As future development occurs in the eastern portion of the community development area, the
need for street lights will increase.  This development and additional lighting may eventually result in the
need to relocate the Taylor Observatory to a less developed area.

K. Hospital

Lakeside Hospital District provides services to an extensive area in north Lake County,
including all of the Kelseyville Planning Area.  The District's hospital is located north of the City of
Lakeport approximately 10 miles from downtown Kelseyville.  The hospital is a 63-bed facility and
provides the following services:  acute care, emergency treatment, intensive care, physical therapy,
respiratory therapy, X-ray, nuclear medicine, pharmacy, laboratory, outpatient clinic, cardiac
rehabilitation unit and diabetic screening.

L. Cemetery

The planning area is served by one public cemetery district, the Kelseyville Cemetery District. 
This cemetery is approximately 20 acres in size and has adequate additional capacity.  The cemetery is
located on Bell Hill Road.

5.4 Housing

State planning law requires counties and cities to revise and update their housing elements every
five years.  A revised housing element was adopted by the County in July 1992, that sets overall housing
goals, policies and programs for the next five-year period.

The community area is provided with a sufficient supply of affordable housing in six existing
mobilehome parks, government-assisted multiple and single-family developments and private multiple-
family development.
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The major housing issues in the Kelseyville Planning Area include the following:

o Overcrowding of farm labor quarters.

o Needed housing rehabilitation.

5.5 Economic Development

The need for increased local employment opportunities was among the issues discussed by the
Community Planning Advisory Committee.  The Committee also expressed a desire to retain Main
Street as the central business district, and to discourage new commercial development in other areas of
the community that would detract from the viability of the commercial center.  Commercial uses such as
offices, restaurants, wholesale sales, and similar uses would be appropriate in these areas.  Uses that
could benefit from highway visibility such as vehicle sales, factory outlets and restaurants should be
encouraged in those commercial areas adjoining Highway 29.  Commercial uses in the Lampson Field
environs should be limited to aircraft related uses, such as aircraft sales and service, flight training
facilities, and commercial hangars.

Over the long term, the community of Kelseyville has several economic development
advantages.  These include the following:

1. Centralized location to several other communities in the county.

2. Proximity to the State Park.

3. Adequate public sewer and water system.

4. Available land suitable for commercial and industrial uses.

5. An attractive environment.

6. A well defined community and downtown commercial district.

7. Close proximity to a county airport.

8. Relatively inexpensive land and labor costs.

Disadvantages facing Kelseyville's economic development future area related to Lake County's
overall distance from major population and economic centers, lack of air or rail transportation systems,
lack of diversity in local employment and services, inadequate or underdeveloped recreational facilities,
a need to develop a specific economic development strategy and theme, substandard and deteriorated
buildings, and problems with providing adequate infrastructure (such as curbs, gutters, sidewalks and
paved roads).
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Community Development Policies

The following objectives and policies may be applicable county-wide and will guide land use,
circulation, public services, housing, economic development and planning programs in the Kelseyville
Planning Area.  These objectives and policies shall be utilized in concert with applicable policies found in
Sections 3 and 4 of this plan, as well as those of the general plan.

Land Use:

Objective

5.1a: To encourage orderly growth and development within the Kelseyville Planning Area by
focusing higher intensity development within the community of Kelseyville.  Lower
intensity land use patterns are encouraged in areas without public water and sewer
systems in the remainder of the planning area.

Policies

5.1a-1:Existing development patterns consistent with the Lake County General Plan should be
recognized to logically provide for future development in the area.

5.1a-2:The focus of most new development in the planning area should be within or adjacent to the
community of Kelseyville.  Additional development in the immediate area of Finley may
also be considered if adequate public services are available.

5.1a-3:Retail commercial development should be focused in central locations in the Kelseyville
community development area.

5.1a-4:Heavy commercial and light industrial uses should not be approved in locations incompatible
with neighboring residential, retail or commercial land uses.

5.1a-5:Large lots and reduced residential densities should be encouraged in outlying areas of the
Kelseyville Community Development Area.

5.1a-6:Areas located adjacent to Kelseyville's Community Development Area shall be maintained in
parcels of sufficient size to accommodate urban development beyond the 20 year life of
this plan.



5-20

5.1a-7:Heavy commercial and industrial development located near Lampson Field shall be developed
through the planned development process provided necessary public services area
available.  All development in the vicinity of the airport shall be in conformance with the
Lampson Field Airport Land Use Compatibility Plan.

5.1a-8:Community commercial development shall be promoted in the designated Community
Development Area.  Strip development and large outlying shopping centers should not
be allowed as they would deteriorate the economic viability of downtown Kelseyville.

Objective

5.1b: To designate appropriate amounts of land for uses to accommodate projected growth
rates in the Kelseyville area for the next 20 years.  The land use map shall designate
sufficient lands to accommodate a balance of land uses subject to environmental and
public service constraints.

Policies

5.1b-1:A high priority should be given to providing service and employment opportunities locally in the
Kelseyville Planning Area in order to boost economic development and reduce travel
distances.

5.1b-2:Population projections and changes in the Kelseyville Planning Area should be reviewed and
assessed every five years.

5.1b-3:A system should be developed to monitor building permit data for the County's planning areas,
including Kelseyville.

5.1b-4:Cost/benefit analysis should be conducted for proposed major developments to determine the
fiscal impact of a project on public services and the community.

Objective

5.1c: To promote a mixed land use pattern that provides for the orderly and efficient
development of the community within the community of Kelseyville.

Policies

5.1c-1: Land use planning decisions should encourage the efficient and cost-effective development of
public services in the planning area.
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5.1c-2: Development should be encouraged on non-prime agricultural soils within or contiguous to
existing development and services in the Kelseyville Community Development Area.

5.1c-3: The land use plan designates a community development area boundary line.  This line is intended
to define the area where development services, including water and sewer may be
provided.  The community development boundary line should be reevaluated at least
every five years of as necessary through the life of the plan.

5.1c-4: Infill development shall be encouraged within Kelseyville's Community Development Area.

Objective

5.1d: To promote land use patterns within the Kelseyville Planning Area that maintain and
preserve the area's natural resources.

Policies

5.1d-1:Land designated for resource conservation purposes shall be provided special protection
through such tools as zoning, public purchase, conservation or open space easements,
or other applicable legal instruments.

5.1d-2:Rural Lands - B5 zoning shall be promoted on land holdings that include portions of the valley
floor that do not possess prime agricultural soils and surrounding hills.  This zoning
allows clustering of parcels based on density and consequently more efficient utilization
of land at these locations.

Objective

5.1e: To ensure that amendments to the land use designations in the Kelseyville Area Plan are
found to be in the overall public interest of the community rather than the personal
interests of any one individual or group.  Amendments must be found to be consistent
with and not compromise the goals and policies of the plan.

Policies

5.1e-1: Proposals to amend the Kelseyville Area land use map that increase the acreage of land
designated rural residential and suburban reserve shall be evaluated by the following
criteria:

1) Adequate water with suitable quality must be provided for each proposed
parcel.
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2) Soils must be suitable for on-site disposal of septic wastes.

3) Adequate access, water storage or equivalent measures for rural fire protection
is provided.

4) The proposal must not adversely affect agricultural operations.

5) The proposal must not impact any important or unique natural resource.

6) The supply of existing vacant rural residential or suburban reserve lots should be
insufficient to accommodate projected growth in rural areas in the vicinity of
Kelseyville.

7) The proposal should provide a logical buffer between suburban densities and
agricultural or more remote rural land uses.

8) The area should be adjacent to land designated rural residential or suburban
reserve and the proposal should not result in a "spot" designation inconsistent
with surrounding land use designations.

5.1e-2: Proposals to amend the Kelseyville Area land use map that increase the acreage of land
designated suburban residential, medium density residential and urban residential shall
be evaluated by the following criteria:

1) Public water and sewer must be available to serve the property.

2) The proposal should not reduce the capacity of the public water or sewer
systems to accommodate land already designated for development.

3) Adequate access must be available or proposed to safely handle the potential
increase in traffic.

4) The proposal must not adversely affect agricultural operations.

5) The proposal must not impact any important or unique natural resource.

6) The supply of existing vacant land with the same designation as that proposed
should be insufficient to accommodate projected growth within the community
area of Kelseyville.
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7) The area should be adjacent to existing land designated with the same
designation as proposed and should not result in a "spot" designation or be
incompatible with existing residential densities in the vicinity.

Circulation:

Objective

5.2a: To encourage safe, adequate public access for motor vehicles, bicycles and pedestrians
for the orderly growth and development of the Kelseyville area.

Policies

5.2a-1:Street and highway circulation improvements and priorities in the community of Kelseyville shall
be consistent with the Kelseyville Circulation Plan text and maps.

5.2a-2:The existing intersections of Main Street with State Street, and Live Oak Drive, and Gunn
Street should be redesigned or relocated to provide more efficient traffic movements.

5.2a-3:Pro-rata contributions for the construction of a new bridge over Cole Creek at Wilkinson Road
shall be required of new discretionary development proposals located in the southwest
portion of the community area.

5.2a-4:State Street should be extended north to Gaddy Lane.

5.2a-5:Street lights should be required where new roads intersect collector streets and at existing
intersections that experience increased night time traffic.

5.2a-6:Pro-rata contributions for improvements to the intersections of Highway 29 and Highland
Springs Road, and Argonaut Road and Highland Springs Road shall be required of new
discretionary commercial and industrial development in the vicinity of Lampson Field.

5.2a-7:The streets classified as collector and arterial streets in Table 6 should be constructed in
accordance with adopted county standards and regulations.  Such streets shall be
provided with adequate setback lines, and necessary rights-of-way and improvements
shall be required of developments along these streets.
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5.2a-8:New and existing collector streets within the Kelseyville area shall be designed to minimize
direct residential and other local access in an effort to reduce traffic friction along
collector street alignments.  Common easements and driveways shall be required for
land divisions fronting new or existing collector streets.  Use of non-access strips and
frontage streets and closure of existing encroachments shall be considered for
subdivisions abutting new or existing collector streets.

5.2a-9:Businesses that utilize large trucks should be encouraged to not use Main Street for through
traffic unless necessary for delivery purposes.

5.2a-10: The County should support the upgrading of Route 29 to a four-lane facility, including
the implementation of interim projects to create additional passing opportunities.

5.2a-11: Further direct access to Route 29, whether through driveways or intersections should
be avoided to reduce potential conflicts and be consistent with the long-term goal of
providing a limited access facility.

5.2a-12: The County should continue the effort to improve Soda Bay Road to state standards so
that it may be eligible for acceptance into the State Highway System.

5.2a-13: The following improvements should be considered when reviewing new projects:

1) Rural area capacity and safety projects on Gaddy Lane, Highland Springs
Road, Big Valley Road, and Soda Bay Road.

2) Extend Oak Hills to the south to intersect Wilkinson Road as development of
southeast Kelseyville dictates.

3) Widen Wilkerson, including replacement of Cole Creek bridge, in coordination
with extension of Oak Hills to Wilkerson.

4) Widen Konocti Road, including development of Class II bikeways within the
right-of-way.

5) Extend Main Street to eastward to a point directly north of the Konocti/Oak
Hills intersection, redesigning the Main/State intersection to improve operations.

6) Extend Oak Hills north of Konocti initially to Main Street, then north and west
to an intersection with Gaddy Lane just ease of State Street.
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7) Extend Sylar to meet Oak Hills (extended).

8) Consider signalization at the intersection of Main/State and Main/Konocti when
traffic conditions warrant.

Objective

5.2b: To improve public transit, parking, bicycle, and pedestrian facilities in the community of
Kelseyville.

Policies

5.2b-1:The preparation of a downtown parking plan shall be viewed as a key element to downtown
Kelseyville's economic development strategy.

5.2b-2:Bicycle facilities shall be encouraged on new and existing collector and arterial streets within the
Kelseyville community development area in accordance with the approved County
Bicycle Plan.  Bicycle and/or multipurpose trails shall also be encouraged in scenic
areas.

5.2b-3:Park and ride facilities serving commuters to other communities should be encouraged at safe
compatible locations when constructed to acceptable standards.

5.2b-4:Demand for Dial-A-Ride service in the Kelseyville area should be monitored.  Extension of the
Lakeport Dial-A-Ride to serve Kelseyville (perhaps on a limited basis) should be
considered.

5.2b-5:Kelseyville should be considered as a stop for any proposed fixed route transit service which
links Lakeport and Clearlake along the Route 29 corridor.

5.2b-6:Sidewalks should be installed in conjunction with road improvement projects in the community
area.

5.2b-7:Sidewalks should be installed in conjunction with land development for densities greater than 1
unit per acre and for all commercial development.

5.2b-8:Proposition 116 funds have been pursued and allocated for pedestrian improvements along
routes to schools.  Priority projects include pedestrian access adjacent to Kelseyville
High School and adjacent to Kelseyville Primary School on Konocti Road, along
Gaddy Lane, and along Main Street north of Kelseyville High School.
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5.2b-9:Funding available through the Lake County/City Area Planning Council for pedestrian and
bikeway projects each year should be considered for candidate projects in the
Kelseyville area.

5.2b-10: Future activities on the airport site and on adjacent land should be consistent with the
Airport Master Plan.

Objective

5.2c: To ensure complete mitigation for intercounty regional utility transportation facilities,
including high voltage electrical transmission lines and energy or water pipelines, and
fiberoptic communications, which do not serve the local population and which provide
little or no long-term benefit to the local affected area.

Policies

5.2c-1: Intercounty transmission facilities shall not adversely impact any area identified as a unique
critical resource area as defined by Policy 3.71.

5.2c-2: Intercounty transmission facilities shall not adversely impact any area identified as an approved
park and recreation facility.

5.2c-3: Intercounty transmission and pipeline facilities which are determined by the County to provide
little or no long-term benefit to the local affected area shall be required to provide off-
setting mitigation that may include:

1) Off-site mitigation funds for local projects that help offset the loss of diminished
scenic and/or recreational amenities in the area;

2) Subventions to compensate for lost property tax revenue due to loss of
property value during the life of the project;

3) Payments for on-going monitoring programs during the life of the project; and

4) Transportation-related mitigations to local communities and areas which are
adversely affected by the project.

Public Services:

Objective

5.3: To ensure that development is coordinated with public service capabilities.
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Policies

5.31a: Capital improvement plans and programs should be encouraged as a means of
coordinating public service improvements, maintenance and acquisition in the Kelseyville
Planning Area.

5.31b: Intergovernmental consultation among the County and local special districts shall be
coordinated regarding the planning of public service improvements in the Kelseyville
Planning Area.

Water and Sewer:

5.32a: The Kelseyville County Waterworks District Number 3 is the purveyor of water within
the Kelseyville Community Development Area as defined in this plan and the County
Assessment District 9-1 water system is the purveyor of water within the Finley area.

5.32b: Water and sewer services in the community area of Kelseyville should be coordinated. 
Where applicable, water master plans shall be coordinated with the Kelseyville Area
Plan.

5.32c: In reviewing projects of governmental agencies, including water or sewer services, for
general plan consistency pursuant to California Government Code Section 65402,
proposed projects will be evaluated to ensure the following:

1) That the project is designed to serve development at the densities or intensities
and locations depicted on the land use map;

2) That the project substantially complies with other applicable general plan goals,
objectives and policies.

5.32d: Groundwater usage of all water service agencies shall be monitored to prevent long-
term degradation and depletion of groundwater basins in the Kelseyville area.

5.32e: New commercial development in the vicinity of Lampson Field should be limited to
aircraft hangars until an adequate sewage disposal system is installed.

5.32f: Existing lots in areas with a high water table and within the community area should be
connected to public sewer.
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On-site Wastewater Management:

5.33a: Water pollution investigations should be conducted in areas suspected of containing a
significant number of failing on-site wastewater disposal systems which present a
potential threat to local water quality.

5.33b: The creation or extension of a community water or sewer system in an area where
water quality does not meet drinking water standards shall be designed to discourage
premature development inconsistent with the land use map and pertinent general plan
goals, objectives and policies.

5.33c: The extension of services by the Kelseyville County Waterworks District Number 3
shall conform to the District's sphere of influence, as approved by the LAFCO.  The
extension of District services beyond its sphere of influence or community area
boundary shall be allowed only when documented water quality problems are found to
occur in outlying subdivisions and no other sources of water area reasonably available,
or when consistent with the area plan with adequate services available.

5.33d: Formation of septic maintenance districts should be encouraged as an interim
management practice if on-site septic systems are documented to have contributed to
local violations of water quality standards.

Drainage:

5.34a: New drainage facilities in the Kelseyville community development area shall be
constructed in accordance with any adopted Master Drainage Plan and consistent with
applicable standards and design practice to accommodate a frequency storm at full
build-out of designated land uses, as shown on the land use map.

5.34b: Curbs and gutters shall be required where needed in the Kelseyville Community
Development Area to direct drainage as well as to provide safe pedestrian access.

Fire Protection and Law Enforcement:

5.35a: Local fire protection districts should work with area water purveyors to increase fire
safety and water supply for existing development.

5.35b: The county and local fire protection districts should coordinate in providing assurances
that fire standards are met by new development.

5.35c: Sheriff patrol levels that correspond to population growth in the Kelseyville Planning
Area should be maintained.
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5.35d: New commercial uses should be required to provide private security measures.

Schools:

5.36a: The Kelseyville and Lakeport Unified School Districts should be encouraged and
supported in search of long-term solutions to over-crowding and funding problems.

5.36b: Local schools should ensure that school recreation facilities are available during non-
school hours.

Parks and Recreation:

5.37a: Existing park and recreation facilities should be maintained to serve local needs, as well
as help attract tourism to the Kelseyville Area.

5.37b: Efforts to fund, maintain and expand the shared recreation facilities at the Kelseyville
schools for community use during non-school hours will be supported.

5.37c: New park facilities that complement the protection of riparian, wetland and other
important wildlife habitat are encouraged.

5.37d: Available state and federal park land, park facility and open space assistance grants
should be sought.  The County's land acquisition reserve should be utilized for providing
local matching funds when required by assistance grants.

5.37e: A linear park should be encouraged along Kelsey Creek within the community area for
fishing and swimming.  Additional efforts to seek comprehensive landowner agreements
to allow public fishing access to portions of Kelsey Creek outside of the community
area should be considered.  This policy should be viewed as an effort to help promote
tourism and assist the local resort industry.

5.37f: Efforts to develop private youth-oriented recreation facilities and other commercial
recreation and leisure uses in the Kelseyville community shall be supported.

5.37g: The County should continue to seek parklands and park improvements by implementing
its Quimby Act Ordinance or through donations as they become available to areas
considered deficient in park facilities.
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Other Public Services:

5.38a: Provisions for street lighting should be included in existing as well as all new subdivisions
at urban or suburban densities within Kelseyville's Community Development area.

5.38b: A recycling center in the community of Kelseyville should be encouraged and
supported.

5.38c: The relocation of Taylor Observatory should be addressed during the review of new
development that increases ambient light in the area.

Housing:

Objective

5.4: To implement housing programs in the Kelseyville Planning Area that follow the
applicable policies and programs of the Lake County Housing Element.

Policies

5.41: The Lake County Housing Authority should seek outside funding sources, such as
community development block grant funds, for the purposes of housing rehabilitation,
including farm labor housing, in the Kelseyville, Finley and other need areas.

5.42: Private non-profit housing organizations shall be encouraged to develop affordable
senior citizen housing in Kelseyville's central residential area.

5.43: Medium and high density residential developments in the community of Kelseyville
which are compatible with the neighborhood character shall be encouraged in locations
close to services assuming adequate sewer and water facilities.

Economic Development:

Objective

5.5: To encourage comprehensive economic development efforts for the long term benefit of
the community of Kelseyville.  Such efforts should involve a high level of community
participation.
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Policies

5.51: Centrally located businesses and services on Main Street shall be encouraged.  Such
facilities include the post office, a museum, restaurants, professional offices, specialized
retail shops, and financial services.

5.52: A design review combining district has been adopted for the Kelseyville Planning Area
as indicated in Figures 12 and 13.  This design review combining district has been
accompanied by community design guidelines for commercial and industrial
development (see Appendix A).

5.53: Consideration should be given to adopting themes related to Kelseyville's agricultural
and cultural resources.  Recognizing the above, a historic restoration and downtown
economic development program should be promoted for downtown Kelseyville.

5.54: Preparation of an overall economic development strategy could be encouraged
specifically for the community of Kelseyville.  A community economic development
strategy should emphasize advantages associated with the agriculture industry, the wine
industry and tourism, Kelseyville's downtown and the area's natural setting.

5.55: The "HP" Historic Preservation Combining District on historic building sites should be
considered for implementation listed in Appendix B.

5.56: The following components shall be considered to promote a healthy diversified
economy:

a) Commercial and industrial activities should be encouraged to bring about stable
economic growth and improved quality of life.

b) The image of the community should be improved by providing incentives for
residents and businesses who take efforts to beautify their properties.

c) Community commercial development which reinforces the economic viability in
the community of Kelseyville rather than fosters strip development along
Highway 29 should be encouraged.

d) The implementation and establishment of bicycle and equestrian trails should be
promoted.

e) Annual events that attract tourists should be encouraged.

f) Activities for young people should be provided such as the establishment of a
community center.
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6.0  LAND USE AND ZONING PLANS

Figures 9-19 contain the draft land use designations and zoning for the entire area encompassed
by this plan.

6.1 Commercial & Industrial Land Uses

The areas on Live Oak Drive on both the north and south side of Highway 29 have also been
designated Community Commercial to allow commercial uses that would benefit from highway visibility.
 These areas have been zoned "PDC" to ensure that new commercial use of the property is of a type
that will not adversely impact the central business district.  The types of uses that would be appropriate
are a factory outlet mall, an office park, restaurants, or a new auto dealership.

The area along Kelsey Creek adjacent to Big Valley Road and Gard Street, south of Gaddy
Lane/Merritt Road have been designated for Service Commercial uses to reflect existing land use
patterns in the area.  Care must be taken in this vicinity to ensure that development and commercial
activities do not adversely impact water quality or the riparian corridor.

The area on the north side of Merritt Road between Kelsey Creek and Big Valley Road is
proposed to remain designated Industrial/Heavy Commercial, and are zoned "M2", Heavy Industrial.

The areas located on either side of Merritt Road west of Big Valley Road have been designated
Industrial and zoned "MP", Industrial Park.  These areas should remain in agricultural production until
such time that a major project is proposed that involves a unified development plan.  Development of
these areas should present an attractive, cohesive appearance that does not detract from its high
visibility from Highway 29.

Some isolated parcels have also been designated Industrial/Heavy Commercial to reflect
existing land uses that have not resulted in any land use conflicts, including the Stokes Ladders property
and the old Work Right site in Finley.  The Finley area also has land designated Community Commercial
and Local Commercial, intended to primarily serve the immediately surrounding area.  Some land
immediately adjacent to Lampson Field Airport has been designated Heavy Commercial/Industrial and
has been zoned "C3" Service Commercial and "PDC" Planned Development Commercial.  Land uses in
these areas should be limited to aviation-oriented businesses.

6.2 Residential

The majority of new single-family development is expected to occur in the eastern portion of the
community area.  The major constraints in this area will remain drainage and access.  Residential
densities in this area should be compatible with existing density patterns, approximately 3 units per acre.
 The large vacant tracts bordering Gaddy Lane, Third Street and State Street have been designated for
medium density residential, and have been zoned "PDR".  A clustered multiple family, condominium or
townhouse development with improved usable open space is promoted in this area.  The area south of
Church Street has been designated high density residential, reflecting its close proximity to the
downtown area.

The area south of Cruikshank Road along Live Oak Drive to the Gross Cutoff, the area on Bell
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Hill Road and Fifer Lane, and property on the north side of Konocti Road adjacent to the mountain
have been designated Suburban Reserve to provide land for 1-5 acre "ranchette" development in close
proximity to the community area.  Areas to the west and south of the community area and several areas
in the valley are designated Rural Residential, reflecting the existing parcel sizes in those specific areas. 
Areas that are characterized by high to extreme fire hazards, have steep slopes and are further away
from the community area have been designated Rural Lands.

6.3 Agriculture

Most of Big Valley has been designated agriculture based on the soil types and location.  While
some properties are not in agricultural production and may be too small to support an economically
viable agriculture operation, they are designated as Agriculture to prevent incompatible development
that may adversely affect existing or potentially viable agricultural operations.

6.4 Combining Districts

The zoning plans contain the combining districts of "WW", Waterway; "W", Wetland; "SC",
Scenic; "FF", Floodway Fringe; and "AI", Agriculture Industry; to provide special regulations to
implement the policies in this plan.
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TABLE 7

ACREAGE OF GENERAL PLAN DESIGNATIONS

Designations Acreage

Public Lands  4,718

Agricultural 14,890

Rural Lands 17,441

Rural Residential  2,345

Suburban Reserve   257

Suburban Residential   801

Medium Density Residential   108

High Density Residential    41

 Community Commercial     65

 Service Commercial     39

 Industrial    175
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TABLE 8

ACREAGE OF ZONING DISTRICTS

Districts Acreage

"A"  Agricultural 12,373

"APZ" Agricultural Preserve  6,109

"O"  Open Space  4,710

"RL" Rural Lands 14,120

"RR" Rural Residential  2,345

"SR" Suburban Residential    257

 "R1" Single-Family Residential    531

"R2" Two-Family Residential     55

"R3" Multi-Family Residential    108

"C2" Community Commercial     41

"C3" Service Commercial     41

"PDC" Planned Development Commercial     65

"M2" Heavy Industrial     52

 "MP" Industrial Park     54
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WHY DESIGN REVIEW?

The Kelseyville Area is the gateway to Clear Lake State Park and related resort areas.  It is also the
service center for the Big Valley agricultural businesses.  Kelseyville and areas around Mt. Konocti are
fast becoming the residential area for retirement living, as well as providing housing within the community
for many young families.  Although travelers come through much of Lake County prior to reaching
Kelseyville, it has a prime location to influence future business development in the County. 
Consequently it is important that development provide a positive impression for travelers approaching
the community from the hills to the southeast.  The approach from the northwest should also give the
impression of an organized well planned community.

Attractive buildings and landscaping reflect the values of a community, enhance its visual character,
attract business activity, and project community pride.  Retail and tourist trade in a community such as
Kelseyville can be greatly enhanced by the projection of a positive community image to the traveler and
Lake County residents.

Typical problems such as "strip commercial" development, sign clutter, unscreened parking lots,
deteriorated buildings, and unimaginative, stark building designs are alleviated by the design review
process.  In order to bring about gradual improvements in the quality of architecture, landscaping, and
signs in the community, the Board of Supervisors has adopted a design review process and guidelines
for all commercial and industrial projects in Kelseyville.

The community welcomes well-designed projects, and the county staff is ready to assist developers and
builders in making them successful.  This handbook was prepared to assist community members and
builders with the design review process.
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THE REVIEW PROCESS

Overview

The design review process is intended for commercial and industrial development located in community
centers, along scenic transportation routes or where aesthetic standards are deemed desirable by a
developer or a substantial segment of the local population.  The Kelseyville Area Design Guidelines
were specifically drafted to address the general plan and zoning issues identified during the preparation
of the Kelseyville Area Plan.

Early Consultation

Before drawing detailed plans, the developers or designers may wish to discuss their ideas with
representatives of various county departments.  While such a meeting is optional, planning division staff
will be happy to assist in coordinating the project.  Early consultation is also recommended to help
explain the permitting process and hopefully avoid unnecessary delays and expenses.  For example,
projects involving interior or minor exterior alterations often do not require design review.

The Permit Process

Design review application materials may be obtained by calling 707-263-2221, or contacting the Lake
County Community Development Department, 255 N. Forbes Street, Lakeport, CA  95453.  Design
review is only applicable on lands zoned to include the design review combining district, signs, or as a
result of a use permit requirement for a specific commercial, industrial, apartment or condominium
project.

The Design Review Committee is available to meet weekly.  All decisions of the Design Review
Committee can be appealed to the Lake County Planning Commission and ultimately to the Lake
County Board of Supervisors.
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AREA WIDE DESIGN GOALS

1. To promote architectural variety within the context of an organized community.  Diversity in
mass, scale and materials may be used.

2. To maintain and enhance the existing rural or village character of the community.

3. To safeguard and preserve natural waterways, wooded areas, mountains, views and other
natural features of the community.

4. To improve the highway commercial zones along the highway.

5. To encourage landscape planting along Highway 29 and major streets.  To enhance the rural or
community lifestyle with native trees and shrubs.

6. To encourage well designed commercial development uses which would attract local patrons.

7. To encourage and provide for traffic movement and parking without compromising the existing
rural and semi-rural community environment.

8. To support design standards that will improve environmental quality.

9. To encourage signs that are compatible with the character of the community and the scale of
development.
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AREA WIDE GUIDELINES

DESIRABLE CHARACTERISTICS

1. Significant wall articulation.

2. Attractive and compatible color schemes.

3. Appropriate surface and texture.

4. Compatible size and style of buildings.

5. Accentuated and prominent entries and windows on commercial properties using natural looking
materials.

6. Facades with varying depths and corners.

7. Roof overhangs.

8. Multi-planed pitched roofs.

UNDESIRABLE CHARACTERISTICS

1. Highly reflective surfaces.

2. Large blank, monotonous exteriors.

3. Unpainted concrete or corrugated metal siding.

4. Square boxlike buildings.

5. Mix of unrelated styles.

6. Unscreened storage and loading areas.

7. Reflective glass.

SIGNS

1. Signs with a brief, succinct message are usually more attractive, simpler and easier to read. 
Cluttered, hard to read signs should be avoided.
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2. Signs should be a harmonious element of the overall building design, using complimentary
building materials and colors.  Signs should not dominate building architecture through
inappropriate sizes, colors, or designs.

3. Illuminated signs should compliment the design of the building.

4. Free standing signs should not be greater in height than the principal structure.

5. Additional sign standards are found in section 21-45 of the Lake County Code.

LANDSCAPING

1. Mature trees should be retained wherever feasible.

2. Landscaping should consist largely of plants native or well-adapted to the area.  Drought-
resistant vegetation is encouraged.

3. Parking areas should be landscaped, with planted areas interspersed among spaces without
restricting visibility.

4. In downtown areas, street trees and planter boxes are encouraged.

5. Landscaped areas may include paved areas such as walks and patios, using special concrete
finishes, brick and paving stones.

6. Plants should be used to screen garbage containers, utilities, loading areas, etc. are required,
except where solid fence enclosures are used for screening purposes.

7. Water conserving irrigation systems shall be utilized.

8. For additional landscaping standards and irrigation requirements, refer to Section 21-41.9 of the
Lake County Code.

UTILITIES AND LIGHTING

1. Where feasible, utilities should be constructed underground.

2. Lighting should be subdued and compatible with surrounding development.

3. Additional lighting standards are found in Section 21-41.8(a) of the Lake County Code.
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ENERGY CONSERVATION

1. Buildings designed for energy efficiency consistent with an attractive public appearance are
encouraged.

2. Where solar panels are proposed, it is encouraged that they be integrated into the roof design
and flush with the roof slope where feasible.  Frames should match the roof color.  Support
solar equipment should be enclosed and screened from view.
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SHOPPING CENTER GUIDELINES

1. Shopping centers should be designed for public view from at least three sides.

2. The entire exterior should be consistent with regard to texture, colors, scale, and overall design.

3. Where rooftops are visible from adjacent properties or roads, rooftop mechanical equipment
should be screened from view.

4. Loading and unloading facilities shall be located away from public view.

CIRCULATION AND PARKING

1. In downtown areas, parking lots should not intervene between streets and building fronts.  Off-
street parking should be located in the rear or sides of buildings.

2. Parking lots should be marked with clearly defined ingress, egress, and interior circulation
patterns.

3. Additional parking standards are found in Section 21-46 of the Lake County Code.

SITE PREPARATION

1. Site grading should minimize disturbance of existing terrain and drainage patterns where feasible.
 Existing trees should be protected and maintained as part of site landscaping.

2. Balancing of cuts and fill are encouraged.

3. Large cut slopes and abrupt transitions should be avoided.

4. Fills should be contoured, and site designs that retain existing trees are encouraged.

5. Revegetation of disturbed areas should be completed as quickly as possible.

6. Additional grading standards are found in Chapter 25 of the Lake County Code.
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DOWNTOWN COMMERCIAL GUIDELINES

1. Street trees, special paving materials, planter boxes, pedestrian benches, and attractive trash
receptacles are encouraged.

2. Corner buildings should be oriented to sidewalks along both streets.

3. New buildings should be largely consistent with existing development in terms of scale, height,
and setback.

4. While no particular color schemes are recommended, in general, soft tones on large expanses
are encouraged along with contrasting colors which accent architectural details such as trim,
windows and entrances.

5. Complimentary color schemes should be encouraged for existing older buildings with interesting
architectural features.

6. Routine maintenance is important and is encouraged.

7. Rooftop mechanical equipment and/or ductwork should be set back from the front edge of the
building or otherwise screened so as not to be visible from the pedestrian level.

8. Signs should be easily viewed by pedestrians.

9. Canvas or cloth awnings are encouraged.
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DESIGN REVIEW GUIDELINES
Recommended  Discouraged

SCALE

Relate the size and proportions of new Avoid commercial buildings that in
commercial structures to the scale of height, width, or massing, violate
adjacent buildings. the existing scale of the area.

SETBACK

Maintain the historic façade lines Avoid violating the existing setback pattern
of the streetscapes by locating by placing new commercial buildings in
front walls of new commercial front of or behind the historic façade line.
buildings in the same plane as the
facades of adjacent buildings.
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HIGHWAY COMMERCIAL

GOALS

1. To provide necessary services for the traveling public and to provide adequate services for
residents in the general area of the facilities.

2. To present a visual appearance which reflects the desire of the community to welcome travelers
and to convey the pride of the community.

3. To decrease traffic congestion along the streets and to decrease conflicts between vehicles and
pedestrians.

GUIDELINES

1. As much as possible, buildings should be grouped in a manner that will provide services without
the necessity of driving between sites or crossing the highway or other major streets.

2. Building designs should reflect the community character.  The use of logo's or other identifying
features may be used if the scale is appropriate for the building and site.

3. Front setbacks should be approximately equal for each series of buildings.  These setback
areas, including any contiguous parking lots, should be landscaped.  The siting of a building to
the rear of lot with a large parking area in front is discouraged.

When native trees exist on the property, other setbacks may be desirable.  The architect or
engineer for the project will be encouraged to save trees and other natural features of the
properties.

4. Parking lots occupy more space than buildings and landscaping, but these lots should not
dominate the street scene.  Adequate and well defined driveways should be placed where
access and egress are easy to find and use.  An allowance for back-up of cars leaving the site
should be incorporated into the design.

5. Landscaping of parking lots should divide the paved areas in a manner that reduces the impact
of large paved areas.  The use of trees as well as low profile planting is to be utilized.

Where large gaps occur between buildings, landscape screening should be utilized to reduce the
impact of the opening.
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6. Where commercial uses are adjacent to residential uses, the sites shall be separated by fences,
walls or landscaped berms.

7. Illumination of building exteriors, parking lots and pedestrian walkways should be designed to
provide adequate safety to occupants but controlled so that the lighting is not obtrusive. 
Fixtures must be hooded and shielded from residential areas and from street traffic.
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HEAVY COMMERCIAL/LIGHT INDUSTRIAL GUIDELINES

1. Storage, loading, overhead doors, and garages should be oriented away from major streets and
highways.

2. Entries should portray a quality office or storefront appearance.

3. Modern metal buildings may be used which incorporate attractive factory-applied color coatings
or roof and siding which are designed to look like wood, masonry, tiles, shakes, shingles, or
similar materials.

4. Rooftop mechanical equipment and/or duct work should be screened or painted consistent with
the color scheme of the building.

5. Parking lots, including ingress and egress provisions shall meet the minimum requirements of
Section 21-41.6 of the Lake County Code.

6. Where site plans have customer/visitor parking in front of the buildings as indicated on the next
page, the planter shall be at least 10 feet wide and shall contain screening shrubbery in addition
to the indicated trees.  Other screens such as mounded earth with low ground cover plus trees
will be considered.
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CONCLUSION

These guidelines are intended to promote development which fosters community pride and attracts
business activity, rather than to serve as rigid controls over building design.  Projects that are consistent
with these guidelines should gain quick design review approval.  On the other hand, projects
incorporating designs not addressed by the guidelines will be evaluated on a case-by-case basis.  These
guidelines are intended to assist community members and builders in reaching a general consensus
regarding the design or renovation of commercial development in the Kelseyville area.  However, as
with all planning documents, the guidelines will be periodically reviewed and updated to reflect current
values.




